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LA1 
Northstar Community Services District 

Eric Martin, District Engineer  

December 22, 2015 

 

LA1-1 The comment states that the timing and terms of construction of water and sewer 

infrastructure for the project are to be developed and memorialized in a 

development/facilities agreement between the District and the developer. The comment is 

acknowledged. 

LA1-2 The comment states that water and sewer infrastructure will require further analysis and 

design development and are subject to amendment to meet the specific needs of the project 

and District requirements. The comment is acknowledged.  

LA1-3 The comment states that onsite aquifer yields are to be verified upon development and 

testing of production wells. As discussed on page 16-18 of the Draft EIR, test wells have 

provided preliminary pumping test results from which to gauge the feasibility of onsite well 

development and municipal water supply and for purposes of environmental review. These 

wells indicate that some or all water demand could be met using onsite wells. However, as 

indicated in the comment, additional testing would be needed to determine specific well 

yields. If the onsite wells do not yield enough water to fully supply the project, the shortfall 

would be provided through connection to existing and planned NCSD supplies. As stated on 

page 16-22 of the Draft EIR, the Water Supply Assessment concluded that NCSD has 

sufficient and available supplies to meet its current and future demands and the project 

demands.  

In order to clarify the process for use of onsite wells, the following text is added after the fifth 

sentence in the first paragraph under Impact 16-1 on page 16-18 (following “….and 

appropriate permits obtained.”): 

Specific well yields will be defined when actual production wells are constructed and 

pumping tests of the production wells have been completed.  

LA1-4 The comment states that the Martis Valley Trail (MVT) is to be incorporated into the project 

design with appropriate connectivity with planned internal trails. Policy OS-4 of the MVWPSP 

requires that the applicant work with NCSD and other organizations involved in trail 

development to identify appropriate connections from internal trails to regional trails, such as 

the MVT. As shown in Exhibit 17-1 of the Draft EIR, there are several points where existing 

trails within the plan area can connect to the MVT. These connections would be retained, or 

modified as necessary to accommodate trail development within the plan area. The ultimate 

location of the connections would be determined in consultation with NCSD as required by 

Policy OS-4. 
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LA2 
Northstar Fire Department, NCSD 

Mark Shadowens, Fire Chief 

December 18, 2015 

 

LA2-1 The comment states that Placer County policy PSU-25 requires that a Fire Protection Plan 

(FPP) be prepared and lists requirements of the Plan. This information is included in Chapter 

3, “Project Description,” of the Draft EIR. Page 3-30 of the Draft EIR lists the required 

contents of the Fire Protection Plan and states the following:  

Development projects within the MVWPSP would be required to consult with the NFD 

and Placer County Sheriff’s Department during project design and preparation of the 

FPP to ensure that access for emergency vehicles is adequate and that project 

design promotes fire and public safety. The covenants, conditions, and restrictions 

(CC&Rs) for individual projects would mandate that property owners maintain 

adequate defensible space around structures and comply with other applicable 

measures contained in the FPP.  

LA2-2 The comment states that additional mitigation is required, including preparation of a Forestry 

Management Plan that includes a number of items related to forest thinning. As discussed in 

Impact 18-4 as revised (see Chapter 2 of this Final EIR), a Fire Prevention Plan is being 

prepared for the MVWPSP and will require measures to address fuel maintenance within the 

Specific Plan area, including compliance with NCSD and State regulations regarding forest 

thinning on all lands and fuel reduction. These measures would also be subject to an 

agreement between NCSD and the applicant, because NCSD would provide fire protection 

services to the proposed project. Please also see Master Response 9 of this Final EIR 

addressing wildland fire hazards and emergency plans. 

LA2-3 As discussed on page 3-24 of the Draft EIR, the project includes a primary EVA that would be 

paved for year-round use. This EVA would meet local and State requirements. Because the 

plan area would have two year-round, all weather access roads—the primary access road and 

the primary EVA—the secondary EVA is not required by local and state code or ordinance. 

Therefore, the secondary EVA, a seasonal road, connected to the Specific Plan area by 

existing dirt roads, is not subject to the requirements for a formal EVA. As required by existing 

codes, the required EVA would be paved, and the project would include internal access roads 

to the emergency EVA, which would also be paved (see Exhibit 3-9 in Chapter 3, “Project 

Description,” of the Draft EIR). To clarify this, the text on page 3-24 of the Draft EIR is revised 

to read as follows: 

Emergency Access 

A year-round, 240-foot-wide, paved primary emergency vehicle access (EVA) road 

would be constructed through the 325-acre forest land, connecting to SR 267 at 

Brockway Summit, as shown on Exhibit 3-9. Both ends of the EVA would be gated (at 

the end of the Brockway parking area and at the edge of the West Parcel 

development) and the EVA would be used for emergency vehicles only, unless 

needed in a catastrophic event to also evacuate residents. Internal access roads  

(shown on Exhibit 3-9 of the Draft EIR) would be constructed as part of the proposed 

project and would be paved.  

A second, seasonal EVA is proposed to connect to the Fibreboard Freeway (also 

commonly spelled “Fiberboard” Freeway), an existing paved, two-lane, east-west-

trending road that lies south of the West Parcel and connects to SR 267 (Exhibit 3-9). 

This seasonal EVA would utilize an existing dirt logging road between the West Parcel 

development area and Fibreboard; it would not be a new access route, nor would any 

road improvements be made. The seasonal EVA would not be maintained or used for 
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emergency access in the winter season. Summer seasonal use of this secondary EVA 

would be limited to emergency vehicles and emergency provider mandated 

evacuation.  

 

 

  



Ascent Environmental  Comments and Responses 

Placer County 

Martis Valley West Parcel Specific Plan Final EIR 3.4-7 

 



Ascent Environmental  Comments and Responses 

 Placer County 

3.4-8 Martis Valley West Parcel Specific Plan Final EIR 

 
  



Ascent Environmental  Comments and Responses 

Placer County 

Martis Valley West Parcel Specific Plan Final EIR 3.4-9 

LA3 
North Tahoe Public Utility District 

Duane Whitelaw, General Manager, Chief Executive Officer 

December 14, 2015 

 

LA3-1 The comment requests clarification as to whether the MVWPSP involves any development 

within the Lake Tahoe Basin. The MVWPSP does not propose development within the Lake 

Tahoe Basin. The language in the Water Supply Assessment reflects the timing of the original 

draft that addressed the 2014 Specific Plan, since revised, which included development in 

the Tahoe Basin. See Section 1.5.3, “Specific Plan Background,” of the Draft EIR, which 

states: 

As part of the original MVWPSP prepared in 2014, a draft Area Plan was prepared for 

112.8 acres of the West Parcel located within the Tahoe Basin watershed and 

therefore within the jurisdiction of the Tahoe Regional Planning Agency (TRPA). The 

Area Plan proposed to redesignate 112.8 acres of the West Parcel within the Basin to 

“Resort Recreation” under the TRPA Regional Plan, allowing up to 112 dwelling units 

on that portion of the site. In addition, 130 acres of Tahoe Basin land on the East 

Parcel were considered in the original MVWPSP. 

A Notice of Preparation of a Draft Environmental Impact Report for Placer County and 

Environmental Impact Statement for TRPA (EIR/EIS) was published in March 2014. A 

draft Specific Plan was submitted to the County in May 2014; and a draft Area Plan 

was submitted to the County and TRPA in June 2014. 

In response to input from agencies, organizations, and members of the public on the 

2014 NOP and draft Specific Plan and Area Plan, the applicant revised the MVWPSP 

proposal to remove all Tahoe Basin lands from the West Parcel and East Parcel. The 

proposed West and East Parcels boundary is now coincident with the adopted Tahoe 

Basin boundary line, which is the boundary of TRPA jurisdiction. The revised MVWPSP 

does not propose any changes to lands within the Lake Tahoe Basin that fall under 

the jurisdiction of TRPA or its processes. As a result, an Area Plan is no longer part of 

the proposed MVWPSP, and no TRPA action will be required for the MVWPSP. 

As documented in a revised NOP for Placer County, published February 27, 2015, the 

revised MVWPSP proposes the same number of dwelling units (760 units), 

associated homeowner amenities (22,000 square feet [sf]), and commercial square 

footage and acreage (34,500 sf and 6.6 acres) on the West Parcel, as well as 

conservation of the entire East Parcel, as originally proposed. However, all residential 

and associated recreational and commercial development on the West Parcel would 

occur outside of the Tahoe Basin within 662-acres to be redesignated from Forest to 

Residential. As proposed in the original MVWPSP, utility connections, the primary 

emergency access road, and trail connections could be located within the 390 acres 

of the West Parcel that would be designated Forest, again located outside of the 

Basin. Lastly, the 130 acres of East Parcel in Placer County within the Tahoe Basin 

remained as originally proposed to be conserved with the East Parcel. 

LA3-2 The comment requests that, should groundwater wells be installed on the West Parcel, that 

modeling for such wells address all areas adjacent to the West Parcel. Mitigation Measure 

15-4a requires the use of GSFLOW to confirm that onsite wells can provide water to the 

project in a sustainable manner. This model does not extend into the Tahoe Basin (because 

the watershed does not extend into the Basin), so it cannot be used to assess the effects on 

water sources within the Basin. However, Mitigation Measure 15-4b requires monitoring of 

surface and groundwater resources in the vicinity of project wells and sets operational goals 

to ensure that groundwater and surface water resources are not adversely affected. This 
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monitoring would address water resources that could be affected by onsite wells, regardless 

of whether the resources are located within the Martis Valley or the Tahoe Basin. 

LA3-3 The comment requests that, if monitoring demonstrates that onsite wells are not extracting 

at a sustainable rate, that the Conditions, Covenants, and Restrictions (CC&Rs) for the 

MVWPSP require that production from such wells be reduced to a sustainable level. 

Mitigation Measure 15-4b on pages 15-24 and 15-25 identifies performance goals for 

monitoring and states that NCSD would be responsible for adjusting the pumping distribution 

between onsite and offsite wells. Because NCSD would manage the water supply, and 

individual homeowners would not have control over well operation, there is no need to 

include this provision within the development’s CC&Rs.  

LA3-4 The comment recommends mitigation for potential impacts to North Tahoe Regional Park 

and North Tahoe Area Beaches. As disclosed in Impact 17-1 of the Draft EIR, the MVWPSP 

would result in a permanent and seasonal population increase, which would result in an 

increase in use of existing recreation resources. To meet future demand for park and 

recreation facilities from development subsequent to the MVWPSP, the MVWPSP contains 

policies that require and plan for a number of private active recreation facilities that would 

be constructed on the West Parcel. The MVWPSP would also provide for passive recreation 

facilities through the construction of approximately 14 miles of multi-use trails and 

associated amenities such as trailheads, benches, and rest stops on the West Parcel. The 

project developer would be required to pay additional fees to Placer County in the event that 

these proposed facilities are not equivalent to Placer County standards and park fees. For 

these reasons, the physical deterioration of existing park facilities associated with increased 

demand for park and recreation facilities was determined to be less than significant. No 

significant impact was identified to North Tahoe area recreation facilities, which would 

continue to be supported by local taxes and revenue generated by parking fees and 

concessionaire contracts that provide additional revenue to take care of annual 

maintenance, restrooms, litter and trash removal, and other maintenance as needed. 

Therefore, no mitigation is required.  
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LA4 
North Tahoe Fire Protection District 

Michael S. Schwartz, Fire Chief 

December 18, 2015 

 

LA4-1 The comment states that the NTFPD has not taken a position on the proposed project or any 

of the alternatives analyzed in the Draft EIR, notes that SR 267 and 89 are the only two 

highway routes that provide access in and out of North Lake Tahoe within Placer County, and 

expresses concerns about traffic impacts as it relates to emergency preparedness and 

evacuation. Traffic impacts are analyzed in Chapter 10 of the Draft EIR, recreation impacts in 

Chapter 17, alternatives in Chapter 19 and the project description in Chapter 3. Specific 

concerns of the commenter are addressed in the following responses. 

LA4-2 The comment quotes text from the Draft EIR related to Impact 10-1, Impact 10-2, Impact 10-

9, and the description of cumulative conditions and forecasts, emphasizing portions of the 

significance conclusions. Please see responses to comments LA4-3 through LA4-5, below. 

LA4-3 The commenter questions the residential split between full-time and second home 

occupancy, noting that if the percentage of full-time homes were to increase, worsening of 

Level of Service (LOS) beyond what is identified in the Draft EIR may occur. See Master 

Response 5 for a discussion of the justification for the residential split.  

LA4-4 The comment suggests that the Draft EIR does not include project impacts within the Tahoe 

Basin regarding LOS or VMT. Please see Master Response 6 regarding VMT. The traffic 

analysis for the EIR included LOS information for SR 267 from the proposed project access 

road to the State Route 28 intersection, which is located in the Tahoe Basin. The LOS 

analysis also included the intersection of SR 267 and SR 28 within the Tahoe Basin. 

LA4-5 The comment requests that the District be included in any planning or other discussions 

related to Fire and Life Safety and notes the inclusion of the most recent Emergency 

Preparedness and Evacuation Guide. Please see Master Response 9, which addresses 

wildland fire hazards and emergency evacuation. 
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LA5 
Placer County Air Pollution Control District 

Angel Green, Associate Planner 

December 22, 2015 

 

LA5-1 The comment reiterates information from Chapter 11, “Air Quality,” of the Draft EIR. The 

comment references PCAPCD’s Offsite Mitigation Program and commends the County for 

implementing the District’s Offsite Program and for reducing air quality impacts during the 

construction phase. The comment states that Mitigation Measure 11-1 does not disclose the 

potential cost to the developer and does not define the emissions reduction requirement 

necessary to reduce emissions of criteria pollutants below the thresholds. The comment’s 

calculation of a current cost estimate for fee payment is noted. As stated in the mitigation 

measure, the applicable fee rates change over time, and the actual amount to be paid would 

be determined in consultation with PCAPCD at the time of approval of the grading or 

improvement plans. The comment recommends that a Dust Control Plan be required as a 

Standard Condition of Approval. Chapter 11 acknowledges that a dust control plan must be 

submitted to and approved by PCAPCD before any construction activities when an area to be 

disturbed is greater than one acre, and if required by a Condition of Approval or discretionary 

permit (see page 11-10 of the Draft EIR). Such plans are required at the time of 

grading/improvement plan review by the County. To clarify, Mitigation Measure 11-1 will be 

modified to add that provision. The text of the Draft EIR is revised to read as follows: 

Mitigation Measure 11-1c: Submit Construction Emission/Dust Control Plan 

to PCAPCD 
Prior to approval of grading or improvement plans for subsequent phases of the 

MVWPSP, on project sites greater than one acre, the applicant shall submit a 

Construction Emission/Dust Control Plan to the Placer County Air Pollution Control 

District. Construction contractors shall not break ground prior to receiving District 

approval of the Construction Emission/Dust Control Plan, and delivering that 

approval to the County.  

LA5-2 PCACPD seeks clarification regarding the mitigation language and compliance process 

described in Mitigation Measure 11-6. Because the air quality analysis identifies the project-

level emissions, PCAPCD recommends that Mitigation Measure 11-6 also identify the offsite 

mitigation applicable to each entitlement necessary to reduce criteria air pollutants below 

thresholds. PCAPCD provided the estimated offset fees for each residential unit based on 

project-specific modeling performed for the project and reported in the EIR. This would then 

serve as the mitigation necessary for each subsequent entitlement and would reduce costs 

associated with preparation of future modeling and analyses, and reduce review time by 

County and PCPACD staff. As a result of this comment, additional language has been added 

to Mitigation Measure 11-6. Please see response to comment LA5-3 for the revised text.  

LA5-3 PCAPCD notes that while Mitigation Measure 11-6 is meant to reduce both NOX and ROG to 

emissions below 10 lbs. per day, some portions of the mitigation only address NOX 

reductions. While it is true that onsite mitigation proposed only feasibly applies to NOX 

reductions, offsite measures outlined in MM 11-6 would address both NOX and ROG 

reductions. Additionally, PCAPCD mentions that use of the word “credit” in the third criterion 

of MM 11-6 could be mistaken for a financial credit towards the offsite mitigation 

requirement. This comment is noted. Pursuant to PCAPCD comments summarized above, 

and additional discussion with PCAPCD staff, Mitigation Measure 11-6 on pages 11-24 and 

11-25 has been revised as follows:  

 The following measures shall be implemented to reduce long-term operation-

related emissions of ROG and NOX: 
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At the time a final map is submitted, the County, in coordination with PCAPCD, shall 

calculate the emissions associated with the land uses to be approved under that 

particular tentative map. Based on that calculation, the applicant shall do one or a 

combination of the following to ensure NOX emissions do not exceed 10 lbs per 

day. Once the 10 lbs per day has been reached, subsequent maps or phases must 

demonstrate no net increase in NOX emissions. The County shall consult with the 

PCAPCD to determine whether the measures proposed by the applicant would fully 

offset project emissions.  

 Reduce emissions on-site by incorporating design features that would reduce NOX 

emissions. These features may include, but would not be limited to, energy 

conservation or “green” building features such as solar panels, energy efficient 

heating and cooling, energy star appliances, and/or measures that would reduce 

vehicle use, such as bike lockers and transit services;  

 Reduce emissions off-site within the same region (i.e., Placer County) by 

participating in an offsite mitigation program coordinated by the PCAPCD and/or 

by funding energy-efficiency measures (e.g., installation of insulation and/or dual 

pane windows in existing buildings), vehicle emission reduction measures (e.g., 

replace diesel school buses with natural gas buses), and/or trip-reduction 

measures (e.g., bike lanes and/or neighborhood electric vehicle (NEV) lanes on 

streets that do not have them); and/or 

 Participate in the PCAPCD Offsite Mitigation Program by paying fees based on the 

project’s contribution of pollutants (ROG and NOX), as follows. adjusted by credit 

received for any applicable measures implemented by the project on or offsite. 

The actual amount to be paid shall be determined, and satisfied per current 

California Air Resources Board guidelines, at the time of recordation of small lot 

tentative maps.  

 The applicant shall pay $219 per residential unit to the PCAPCD’s Offsite 

Mitigation Program (total fee due is $166,144)  to offset 6.35 tons of ROG 

and 2.75 tons of NOX. The payment of the fee shall be apportioned based on 

the number of residential lots created per each small lot final map and shall 

be due prior to each final map approval.  
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LA6 
Town of Truckee 

Tony Lashbrook, Town Manager 

December 22, 2015 

 

LA6-1 The comment provides an introductory statement that the Town believes there is merit in 
transferring development from the East Parcel to the West Parcel. Placer County will consider 
this information in its decision to approve the project. 

The comment raises concerns regarding meeting the workforce housing needs generated by 
the project, particularly that the project proposes to rely solely on in-lieu fees to meet 
employee housing requirements without identifying the housing or development that would 
use such fees.  

Placer County, the Town of Truckee, the Tahoe Prosperity Center and others are in the midst 
of a regional workforce housing assessment. In the Truckee/North Tahoe region there is a 
distinct and diverse difference between seasonal and year-around employees’ workforce 
housing needs. Recognizing the array of needs and that a regional workforce housing 
assessment is underway, the applicant is no longer proposing a fee in lieu under the 
project’s Workforce Housing Plan. Consistent with Placer County General Plan Policy C-2, a 
dedication of two parcels of land to Placer County within the MVWP is proposed. The lands 
would be restricted to workforce housing development.  

The proposed employee housing site is located within the developable portion of the West 
Parcel, adjacent to the proposed transit shelter. This dedication of land is intended to provide 
housing at a critical project juncture point as well as to allow Placer County to adapt to 
regional needs over the course of time. The dedication of land would meet the requirements 
of Policy C-2. 

The employee housing site could contain up to 21 units. Those units would be subtracted from 
the total proposed unit count of 760 for the proposed development; therefore, the total number 
of units allowed within the project site would not exceed 760. Therefore, the impacts of the 
proposed affordable housing land dedication have been fully analyzed in this EIR (because the 
total unit count and disturbed acreage would not change). See Chapter 2, “Revisions to the Draft 
EIR,” of this Final EIR for additional discussions of this change to the project.  

LA6-2 The comment raises concerns regarding Draft EIR Cumulative Impact 6-6, “Cumulative 
provision of employee housing,” that the Town of Truckee is not in Placer County and will not 
receive nor be able to utilize any of the County’s required in-lieu fees. 

The cumulative employee housing impact (Cumulative Impact 6-6) addresses projects in the 
region, which include not only Martis Valley, but the Town of Truckee (in Nevada County) as well 
as the North Shore of Lake Tahoe and Squaw Valley (see the list of cumulative projects in Table 
4-2 of the Draft EIR). The description of both Placer County’s and Truckee’s workforce housing 
requirements in the cumulative impact discussion is intended to address how the cumulative 
projects’ employee housing requirements are met in Placer County and in Truckee. As the 
comment states, Placer County’s acceptance of land would not be available to the Town of 
Truckee. Nonetheless, the provision of employee housing on the project site could have 
benefits for the Town by reducing demand for employee housing within its borders.  

LA6-3 Placer County appreciates the Town of Truckee participating in review of the MVWPSP Draft 
EIR, and looks forward to continuing to work cooperatively on workforce housing needs in the 
region. The Town’s comments related to workforce housing for the MVWPSP will be 
considered by the Placer County Planning Commission and Board of Supervisors during 
project deliberations. 
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LA7 
Truckee Sanitary District  

Blake Tresan, General Manager/Chief Engineer 

December 21, 2015 

 

LA7-1 The comment points out that the MVWPSP is not located within a sanitary sewer district and 

that it would require Local Agency Formation Commission (LAFCO) approval for annexation 

into such a district. The comment also explains that the MVWPSP is located outside of the 

Northstar Community Services District (NCSD) service area boundary and cannot be served 

under the existing TSD-NCSD contract. This situation is acknowledged throughout the Draft 

EIR. Specifically, Chapter 3, “Project Description,” of the Draft EIR (page 3-25), states: 

After the approval of the Specific Plan and before the large lot final map is approved 

for recordation, the project applicant would apply for Local Agency Formation 

Commission (LAFCO) approval of annexation into the NCSD. NCSD is anticipated to 

provide water, sewer and wastewater treatment, fire and life safety, and some 

recreation services. 

In addition, in Draft EIR Chapter 16, “Utilities,” addresses this issue on page 16-6 and under 

Impact 16-2, “Increased demand for wastewater collection and conveyance services,” (see 

page 16-23). Please see responses to comments below for additional detail in response to 

TSD comments related to annexation into the NCSD and the TSD-NCSD contract.  

LA7-2 The comment requests that Exhibit 3-12 of the Draft EIR show the location of sewer lines 

located within project streets and NCSD easements. Exhibit 3-12 has been revised as shown 

on the following page. It should be noted that Exhibit 3-12 and 16-2 are the same; therefore, 

Exhibit 16-2 is also revised to reflect the locations of the internal sewer lines. Please also see 

Chapter 2, “Revisions to the Draft EIR,” of this Final EIR.  

LA7-3 The comment requests that Exhibit 3-12 of the Draft EIR show the location of a new sewer lift 

station that would located in the northeast portion of the West Parcel. Exhibit 3-12 has been 

revised as shown in response to comment LA7-2, above. It should be noted that sewer lift 

location is in the southwest portion of the project site. The text on page 3-27 of the Draft EIR 

is revised to read as follows: 

Project-generated wastewater would be collected with 6-inch to 8-inch sewer lines 

located within project streets and NCSD utility easements as shown in Exhibit 3-12. 

The collection system would flow by gravity to a new sewer lift station located in the 

northeast southwest portion of the West Parcel development area at the 

topographical low point, near SR 267.” 

LA7-4 The comment requests that Exhibit 3-13 of the Draft EIR illustrate the requirement (per 

Cumulative Mitigation Measure 16-8a) to upsize the pipeline under SR 267 through the 

Martis Valley. Exhibit 3-13 is a preliminary exhibit to illustrate the offsite sewer connections. 

As such, it is adequate for the EIR project description.  

LA7-5 The comment recommends that Exhibit 3-12 of the Draft EIR be revised to reflect overlapping 

infrastructure, the location of a new sewer lift station, and sewer lines within project streets. 

Exhibit 3-12 has been revised as shown in response to comment LA7-2, above.  

LA7-6  The comment recommends that Exhibit 3-13 of the Draft EIR be revised to differentiate 

between TSD’s sewer mains and T-TSA’s sewer mains to be consistent with Cumulative 

Mitigation Measure 16-8a to upsize the pipeline under SR 267 through the Martis Valley, and 

to correctly indicate where NCSD has existing mains or not (for Sewer Option 2). See 

response to comment LA7-4 above.  
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Revised Exhibit 3-12 Off-site Infrastructure Improvements 

  



Ascent Environmental  Comments and Responses 

Placer County 

Martis Valley West Parcel Specific Plan Final EIR 3.4-33 

LA7-7 The comment recommends that Table 3-7, “Expected Permits and Authorizations,” on page 

3-35 of the Draft EIR include the Truckee Sanitary District’s contract for service. Table 3-7 on 

page 3-35 of the Draft EIR, under “Local” is revised as follows:  

Table 3-7 Expected Permits and Authorizations 

Agency Permit/Authorization Action Requiring Permit Approval or Review 

Federal   

U.S. Fish and Wildlife 

Service 

Section 7 Consultation (through the USFS 

review process)  

Potential impacts to a federally listed species or 

its habitat  

U.S. Army Corps of 

Engineers 

Section 404 Permit Potential impacts to jurisdictional wetlands or 

waters 

State   

California Department of 

Fish and Wildlife 

Section 1602 Streambed Alteration 

Agreement  

Potential disturbance to the bed or bank of 

jurisdictional waters 

2081 Incidental Take Permit  Potential impacts to a state-listed species  

California Department of 

Forestry 

Timber Harvest Plan  

Timber Conversion Permit 

Harvesting of timber on private lands  

California Board of 

Forestry (through CAL 

FIRE)  

Approval of the immediate rezone from 

the Timberland Production Zone (TPZ) 

Rezone lands from the Timberland Production 

Zone to SPL-MVWPSP 

Lahontan Regional Water 

Quality Control Board 

Section 401 Water Quality Certification  Potential impacts to state water quality; required 

when a federal permit is issued  

 Board Order No. R6T-2007-0008 – 

Waiver of Waste Discharge Requirements 

Related to Timber Harvest and Vegetation 

Management Activities  

Potential impacts to state water quality resulting 

from tree and vegetation removal activities  

 Statewide Construction General Permit 

No. CAS000002 - Board Order No. WQO 

2009-0009-DWQ 

Discharges of stormwater runoff associated with 

construction activity involving land disturbance of 

1 or more acres 

Stormwater Pollution Prevention Plan (SWPPP) 

 Board Order No. R6T-2008-0023 – 

Renewed Waste Discharge Requirements 

and NPDES General Permit for Limited 

Threat Discharges to Surface Waters  

Dewatering of excavations to surface waters (if 

overland discharge is not feasible)  

California Department of 

Transportation (Caltrans) 

Encroachment Permit  Construction, operation, and maintenance within, 

under, or over state highway rights-of-way  

Local   

Placer County Lead Agency under CEQA 

Legislative and Regulatory Authority for 

Project Entitlements 

Requested changes in land uses and 

development entitlements for the MVWPSP area: 

Martis Valley Community Plan Land Use Diagram 

Amendment 

Martis Valley Community Plan Text Amendment 

MVWPSP adoption, including the adoption of the 

Development Standards and Design Guidelines 

by Ordinance 

Development Agreement 

Large Lot Tentative/Final Subdivision Maps 

Small Lot Tentative/Final Subdivision Maps 

Improvement Plans 
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Table 3-7 Expected Permits and Authorizations 

Agency Permit/Authorization Action Requiring Permit Approval or Review 

Conditional Use Permits 

Minor Use Permits  

Northern Sierra Air Quality 

Management District and 

Placer County Air 

Pollution Control District 

Dust Control Plan  

Authority to Construct 

Disturbance of more than 1 acre of topsoil  

Stationary sources 

Local Agency Formation 

Commission (LAFCO) 

Annexation Application Annexation of the West Parcel development area 

into the NCSD service area 

Northstar Community 

Services District 

Annexation Application Annexation of the West Parcel development area 

into the NCSD service area 

Truckee Sanitary District 

(TSD) 

Contract for Service New Contract for services between NCSD and 

TSD required following LAFCO approval of the 

annexation of the West Parcel development area 

into the NCSD service area 

Source: Compiled by Ascent Environmental, 2015. 

 

LA7-8 As recommended by the comment, the heading of Section 16.1.2, “Wastewater Treatment, 

“will be revised. The text on page 16-6 of the Draft EIR will be revised as follows:  

16.1.2 Wastewater Collection and Treatment 

In addition, the first paragraph in Section 16.1.2 of the Draft EIR (page 16-6) is revised as 

follows: 

Wastewater in the Martis Valley is treated by the Tahoe-Truckee Sanitation Agency (T-

TSA) at its wastewater treatment facility in the Town of Truckee. Wastewater from the 

project site would be collected by the NCSD and conveyed to the treatment plant via 

sewer lines operated by NCSD and the Tahoe Sanitary Sanitation District (TSD). The 

facilities operated by each of these agencies are described in detail below.  

LA7-9 The comment recommends that, under Section 16.1.2, “Northstar Community Services 

District,” on page 16-6 of the Draft EIR, a distinction be made between the “golf course 

siphon” and a “SR 267 to TSD siphon.” As requested in the comment, the descriptions of the 

“golf course siphon” and “SR 267 to TSD siphon” in the first paragraph under Section 

16.1.2, “Northstar Community Services District,” on page 16-6 of the Draft EIR is revised as 

follows: 

NCSD operates and maintains its wastewater collection system for the benefit of 

residential and commercial customers within its boundaries. NCSD maintains 

approximately 25 miles of sanitary sewer gravity mains, 560 manholes, 1,630 feet of 

force main, and 6.8 miles of inverted siphon main that extends from existing sewer 

lines located along Northstar Drive and runs through the Northstar golf course and 

along SR 267 to the airport access road. NCSD also maintains three sewer lift 

stations and two flow meters. As of February 2013, the District serves 1,724 

residential sewer connections and 59 commercial sewer connections (NCSD 2013). 

The golf course siphon consists of parallel 8-inch and 12-inch pipelines that extend 

north from the existing sanitary sewer main on Northstar Drive to the NCSD lift 
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station on SR 267 (Exhibit 16-1). The average dry weather flow (ADWF) in the golf 

course siphon generated by existing development within the NCSD service 

boundaries is 0.6 million gallons per day (mgd) at 423 gallons per minute (gpm). The 

current peak wet weather flow (PWWF) in the golf course siphon is 0.82 mgd at 570 

gpm. Under PWWF, the existing golf course siphon capacity is 1,625 gpm. At the SR 

267 lift station, the golf course siphon discharges to the siphon pipelines that extend 

from the existing NCSD lift station on SR 267 along SR 267 to the Truckee Sanitary 

District (TSD) sewer line at Truckee Tahoe Airport Road (SR 267 to TSD siphon). The 

lift station includes two 225 gpm pumps. The SR 267 to TSD siphon consists of 

parallel 8-inch and 12-inch pipelines. The current ADWF in the SR 267 to the TSD 

siphon is 0.93 MGD at 648 gpm and the current PWWF is 1.14 mgd at 795 gpm. 

Under PWWF, the existing SR 267 to TSD siphon capacity is 1,850 gpm (NCSD 

2015b). 

The comment requests clarification on why there are two different ADWF and PWWF 

numbers cited in the paragraph under “Northstar Community Services District” on page 16-6 

of the Draft EIR and on what it means for the siphon to have a capacity under PWWF and if 

the pipeline has a different capacity under ADWF. The two different ADWF and PWWF 

numbers refer to the capacities of the two different siphon lines, the golf course siphon and 

the SR 267 to TSD siphon. A clarification of the existing PWWF in the golf course siphon has 

been added to the text above.  

The commenter requests clarification regarding what it means for the siphon to have a 

capacity under PWWF. As stated in the Draft EIR, the existing ADWF in the golf course siphon 

is 423 gpm, the existing PWWF in the golf course siphon is 570 gpm, and the capacity of the 

golf course siphon is 1,625 gpm, which is greater than the existing ADWF and the PWWF. 

As requested in the comment, the last sentence of the second paragraph under Section 16.1.2, 

“Northstar Community Services District,” on page 16-6 of the Draft EIR is revised as follows: 

NCSD operates a sewer collection system, but not treatment facilities (NCSD 2013). 

Wastewater is collected within the District, transmitted through a section of Truckee 

Sanitary District’s (TSD) collection system, then to the Tahoe-Truckee Sanitation 

Agency (T-TSA) Truckee River Interceptor (TRI) and ultimately to the T-TSA treatment 

facility for treatment. NCSD provides wastewater collection services to the Northstar 

Resort community but contracts with TSD for transfer of sewage via TSD’s facilities to 

the T-TSA treatment plant. The provision of wastewater collection service outside of 

the NCSD boundary would require approval of annexation from LAFCO, which would 

require a new contract between NCSD and TSD (Placer LAFCO 2014). 

LA7-10 As requested in the comment, the paragraph under “Truckee Sanitary District” on page 16-8 

of the Draft EIR is revised as follows: 

TSD was initially formed in 1906 and is one of the oldest sanitary districts providing 

wastewater collection services in California (TSD 2015). TSD boundaries encompass 

approximately 39 square miles in Placer and Nevada Counties. TSD operates and 

maintains approximately 300 miles of gravity pipelines containing 3,927 manholes, 9 

miles of pressure pipeline, 10 main lift stations, and 30 smaller lift stations. The 

collection system primarily services residential customers. Small businesses and 

restaurants contribute a small percentage of TSD’s total wastewater flow. Currently, 

there are approximately 10,800 residential and 650 commercial accounts 

discharging into TSD’s wastewater collection system. New development is subject to 

a range of requirements and fees as provided in the TSD Code. Fees include, but are 

not limited to, connection fees, monthly user fees, and surcharges in lieu of property 

taxes. These fees pay for capacity improvements, ongoing operation, and 
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maintenance of TSD’s system connection fees for TSD services. As described above, 

the The TSD sewer line, referred to as the Martis Valley Interceptor (MVI), begins at 

the outfall from the SR 267 to TSD siphon (see “Existing NCSD-TSD Connection” on 

Exhibit 16-1)NCSD 267 to the TSD siphon at Truckee Tahoe Airport Road. The MVI 

conveys wastewater flows from NCSD to the TRI, located along the Truckee River. The 

existing peak hour dry weather flow (PDWF) is 950 gpm and existing PWWF is 1,375 

gpm (Tresan, pers. comm., 2015b). The current capacity of the MVI is 2,113 gpm, 

meaning that flows beyond this estimated capacity could result in surcharges and/or 

spills peak weather flows beyond this amount could result in surcharges. TSD has 

recently completed hydraulic modeling of their wastewater conveyance system to 

identify the effects of future flows that result from buildout of the area served by TSD 

(Tresan, pers. comm. 2015c) is in the process of updating its hydraulic model to 

update existing and future capacity of its sewer lines (Bergeron, pers. comm., 

2015).The results of this hydraulic modeling are included in the analysis of 

wastewater conveyance demand. 

LA7-11 In regard to clarification on the Martis Valley Interceptor (MVI) description, this sentence has 

been revised. Please see response to comment LA7-10 for this text edit. 

LA7-12 The comment requests clarification to references of the NCSD 267 and TSD siphon in 

Section 16.1.2, “Truckee Sanitary District,” on page 16-8 of the Draft EIR. Please see 

responses to comments LA7-9 and LA7-10, above. 

LA7-13 The comment requests a text edit to the paragraph under “Truckee Sanitary District” on page 

16-8 of the Draft EIR. Please see response to comment LA7-10, above, for this text edit. 

LA7-14 The comment states that TSD has updated its hydraulic model and that information from the 

update should be used in the Draft EIR. It should be noted that the results of the hydraulic 

model update were used for the impact analysis in the Draft EIR. References included under 

Impact 16-2 reflect updated conversations and information received from TSD (August and 

September 2015). The referenced text on page 16-8 cited earlier information from TSD 

(March 2015). To clarify the text, the last sentence of the first paragraph under Section 

16.1.2, “Truckee Sanitary District,” on page 16-8 of the Draft EIR is revised as shown in 

response to comment LA7-10, above.  

LA7-15 The comment requests clarification regarding reference to Table 16-8 for wastewater 

generation rates (see page 16-17 of the Draft EIR). The water demand factors were not used 

to estimate wastewater generation from the project. The second paragraph on page 16-17 

under Section 16.3.2, “Wastewater,” is revised to correct the reference and identify the 

location of the wastewater generation factors used as part of the analysis. Please see 

response to comment LA7-17 for a table displaying the generation rates. The text on page 

16-17 is revised to read as follows: 

Wastewater generated by the proposed project was calculated as part of the Sewer 

Capacity Analysis Technical Memorandum using the wastewater generation rates in 

Table 16-8 and the “probable mix” of units identified in Table 3-2 in Chapter 3, 

“Project Description.”  

LA7-16 As requested by the commenter, the following changes are made to the third paragraph 

under Impact 16-2 on page 16-23 to reflect the existing capacity in the golf course siphon 

and SR 267 to TSD siphon lines: 

Components of the NCSD wastewater collection system that would be used by the 

project are shown on Exhibit 16-2. Vital elements of NCSD’s wastewater collection 

system are the parallel siphon lines, which collect wastewater flows from the entire 
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NCSD system and would receive wastewater flows from the West Parcel development 

area under Option 1 and Option 2. The golf course siphon lines have a total capacity 

of 2,100 1,625 gpm. The SR 267 to TSD siphon lines have a total capacity of 2,550 

1,850 gpm. An independent evaluation of the capacity of the wastewater collection 

system and the potential impacts from MVWPSP development in combination with 

buildout in the NSCD service area was prepared for NCSD (NCSD 2015b). This 

analysis is discussed below under Cumulative Impact 16-8. The current dry and peak 

wet weather flows are described above in the Environmental Setting section and are 

shown in Table 16-12. 

As shown in updated Table 16-12 (see response to comment LA7-23), in spite of a reduction 

in the capacity from what was included in Impact 16-2 in the Draft EIR, there would be 

sufficient remaining capacity in the golf course siphon line and the SR 267 to TSD siphon 

line to convey the projected wastewater flows from buildout of the MVWPSP. These revisions 

would not alter the analysis or conclusions of the EIR. 

LA7-17 As requested by the commenter, the following new table is provided to include a summary of 

estimated wastewater generation for the proposed project. The table has been generated 

from information provided in the 2015 Sewer Capacity Analysis – Martis Valley West, 

prepared by Farr West Engineering for NCSD, and referenced in the Draft EIR. 

Table 16-15 Martis Valley West Parcel Specific Plan Unit and Wastewater Flow Summary 

Land Use 
ADWF Generation 

Factor (gpd/unit) 

PWWF Generation 

Factor (gpd/unit) 

Number of 

Proposed 

Units1 

ADWF 

Flows 

(gpd) 

PWWF 

Flows 

(gpd) 

ADWF 

Flows2 

(gpm) 

PWWF 

Flows2 

(gpm) 

Single Family  389 1,011 375 145,875 379,275 101 263 

Condominium 339 881 265 89,835 233,571 62 162 

Townhouse  339 881 120 40,680 105,768 28 74 

Commercial  0.3 gpd/sq. ft. 0.96 gpd/sq. ft. 34,500 12,765 33,189 9 23 

Total NA NA NA 289,155 751,803 200 522 
1 Demand calculations are based on the total number of probable units presented Chapter 3, “Project Description.”  

2 A conversion factor of 1,440 minutes/day was used to convert gallons per day to gallons per minute.  

3 the modeling effort for the evaluation did not include the additional 22,000 square feet of homeowner amenities associated with the 

proposed project. The Sewer Capacity Analysis Technical Memorandum states that it is not likely that the additional wastewater 

generated by the homeowner amenities facilities would change the model results or any potential improvements to siphon lines that 

could be triggered by the MVWPSP development. 

Source: NCSD 2015b, Compiled by Ascent Environmental 2015 

 

LA7-18 As noted by the commenter, the first paragraph under Impact 16-2 on page 16-22 of the 

Draft EIR is revised as follows: 

As part of the MVWPSP, the West Parcel development area would be annexed to 

NCSD for wastewater collection and conveyance to TSD and subsequently to the T-

TSA wastewater treatment plant. The Sewer Capacity Analysis Technical 

Memorandum (NCSD 2015b) concluded that future development under the MVWPSP 

would generate wastewater flows of 200 gpm under ADWF conditions and 520 gpm 

under PWWF conditions.  

LA7-19 The comment requests that Exhibit 16-2 show the sewer lines in project streets and NCSD 

easements. Exhibit 16-2 has been revised to show these sewer lines as shown on the 

following page on Revised Exhibit 16-2.   



Ascent Environmental  Comments and Responses 

 Placer County 

3.4-38 Martis Valley West Parcel Specific Plan Final EIR 

 

 

Revised Exhibit 16-2 Off-site Infrastructure Improvements 
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LA7-20 The comment recommends that Exhibit 16-2 of the Draft EIR show the location of a new 

sewer lift station in the northeast portion of the West Parcel. Exhibit 16-2 has been revised 

as shown in response to comment LA7-19, above. 

LA7-21 The comment requests that TSD be added to the discussion of the will-serve letter from 

NCSD. However, NCSD has agreements with TSD and TTSA, and TSD would contract with 

NCSD. A separate will-serve letter would not be required.  

LA7-22 The comment requests that Exhibit 16-2 of the Draft EIR be updated to indicate the required 

upsizing of the pipeline under SR 267 through the Martis Valley and the NCSD pump station. 

The comment notes that the pipeline components do not line up with those indicated in 

Table 16-12. Exhibit 16-2 has been revised as shown in response to comment LA7-19 above. 

LA7-23 As noted by the commenter, the existing capacity of the golf course siphon lines and SR 267 

to TSD siphon lines are corrected as identified in response to comment LA7-16. These 

revisions would not alter the analysis or conclusions of the EIR because it was determined 

that there was adequate capacity to serve the project under the original existing capacity 

numbers, which are lower than the corrected text. The following edits are made to Table 16-

12 on page 16-23 to accurately reflect the existing PWWF capacity: 

Table 16-12 Existing NCSD and TSD Peak Wet Weather Flow Capacity 

 
Existing 

PWWF 

Existing 

PWWF 

Capacity 

Remaining 

Existing 

Capacity 

Proposed 

Project 

PWWF 

Capacity adequate 

to serve proposed 

project? 

NCSD  

Golf Course Siphon portion 

570 1,530 1,625 960 1,055 520 Yes 

NCSD 

SR 267 to TSD portion 

795 1,850 1,055 520 Yes 

TSD 1,375 2,113 738 520 Yes 

Source: Tresan, pers. comm., 2015a, 2015b, 2015c; NCSD 2015b 

PWWF = Peak Wet Weather Flow 

 

LA7-24 The comment recommends that either Table 16-12 or the associated text be revised to 

accurately reflect the existing capacity of the golf course siphon lines and SR 267 to TSD 

siphon lines. Table 16-12 has been revised as shown in response to comment LA7-23, 

above. 

LA7-25 The commenter clarifies that the TSD-NCSD contract cannot be amended, but rather a new 

contract would be necessary. The last paragraph on page 16-23 of the Draft EIR (under 

Impact 16-2) is revised as follows: 

The existing agreement for conveyance via TSD infrastructure only allows for 

wastewater flows generated from development within the existing NCSD service 

boundary (TSD 2014). To provide wastewater collection and conveyance services to 

the MVWPSP, NCSD would enter into a new contract with TSD to include conveyance 

of wastewater from the West Parcel development area. The West Parcel development 

area is currently outside the NCSD service boundary, but proposed to be annexed, 

and a new service contract between NCSD and TSD would be required following 

annexation. amend its contract with TSD to include collection and conveyance of 

wastewater from the West Parcel development area, which is currently outside the 

NCSD service boundary, but proposed to be annexed. The proposed project would 
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also be required to comply with terms and conditions of the new service contract 

between NCSD and TSD, which would include, among other things, payment of one-

time fees for connection to the TSD system, as well as regular user fees and 

surcharges in lieu of property taxes for ongoing operation and maintenance. Under 

the service contract between NCSD and TSD for service to the project area, NCSD 

would collect these fees and transfer them to TSD. pay fees for connection to the 

TSD system that would go toward operating and maintenance costs. 

LA7-26 The commenter provides clarification related to a new service contract between NCSD and 

TSD. The last paragraph on page 16-23 of the Draft EIR (under Impact 16-2) is revised as 

shown in response to comment LA7-25, above. 

LA7-27 The commenter provides clarification related to wastewater infrastructure requirements. The 

last paragraph under Impact 16-2, on page 16-24 of the Draft EIR, is revised as follows: 

The wastewater infrastructure and the proposed project would be designed and 

constructed in accordance with NCSD requirements and consistent with a new NCSD-

TSD service contract. The proposed project would minimize wastewater flows through 

implementation of water efficiency measures. The proposed project would also be 

subject to connection appropriate fees for TSD and T-TSA services, which would cover 

the operation and maintenance costs of the additional wastewater conveyance 

demand. Because of this and because the wastewater conveyance system has 

capacity to serve the projected peak wet weather flow from the proposed project, this 

would be a less-than-significant impact. 

LA7-28 The commenter provides clarification related to service fees. The last paragraph under 

Impact 16-2, on page 16-24 of the Draft EIR, is revised as shown in response to comment 

LA7-27, above. 

LA7-29 The comment requests clarification that the proposed project lies outside of the current 

NCSD service area. In response, the first paragraph under Cumulative Impact 16-8 on pages 

16-29 and16-30 of the Draft EIR is revised as follows: 

The geographic area that is considered for wastewater collection system includes the 

NCSD service boundary and the portion of the TSD wastewater collection lines 

extending between the NCSD outfall at Truckee Tahoe Airport Road and the T-TSA 

Truckee River Interceptor (TRI). For cumulative impacts on T-TSA wastewater 

conveyance, the area considered is the TRI between the TSD outfall pipeline and the 

wastewater treatment plant. As discussed under Impact 16-2, the West Parcel 

development area is currently outside the NCSD service boundary, but proposed to 

annexed, and a new service contract between NCSD and TSD would be required 

following annexation. 

LA7-30 The comment requests clarification on what flows to the NCSD lift station are being 

considered in the 250 gpm discussed in paragraph 3 on page 16-30 of the Draft EIR under 

Cumulative Impact 16-8. The last sentence of the third paragraph under Cumulative Impact 

16-8 is revised as follows: 

Under existing conditions, NCSD is able to operate either of the 8-inch or 12-inch 

siphon lines to satisfy system demand. Under NCSD buildout conditions, the 

remaining available capacity of the siphon lines under PWWF is 443 gpm. The PWWF 

at buildout of the NCSD service area would require use of both siphon lines run in 

parallel and operation of both pumps at the lift station for short periods of time. With 

the addition of project-generated wastewater to the NCSD wastewater collection 

system at manhole 237, in combination with flows from existing and NCSD buildout 



Ascent Environmental  Comments and Responses 

Placer County 

Martis Valley West Parcel Specific Plan Final EIR 3.4-41 

development, the golf course siphon section would not be able to meet the capacity 

requirements under PWWF conditions. Also, with the addition of MVWPSP flows, in 

combination with flows from existing and NCSD buildout development, the 267 to 

TSD siphon line section would essentially be at 100 percent capacity under PWWF 

conditions. The 267 lift station is also a key asset in the NCSD collection system. As 

equipped, the lift station has two 225 gpm pumps. Modeling simulations indicate 

that as flows increase with development, flows into the lift station will be up to 250 

520 gpm, exceeding the capacity of a single pump.  

The corrected text represents higher project flows than were originally assessed in the Draft 

EIR, which concluded that there would be a cumulative impact on wastewater collection and 

conveyance demand. These revisions to the project’s cumulative wastewater flows would not 

alter the analysis or conclusions of the EIR because it was determined that there was 

inadequate capacity in the pumps to serve the project and other cumulative projects, and 

Mitigation Measure 16-8a would be implemented to reduce this impact to a less-than-

significant level. This mitigation is adequate because it would require improvements to be 

constructed to meet peak flows of 520 gpm.  

LA7-31 The commenter provides input on the cumulative flows to the TSD system and notes that the 

list of cumulative projects included in the text that would contribute flow to the TSD system is 

not complete. The list included on page 16-30 is representative of future and incomplete 

(ongoing) projects. It is not intended to be an exhaustive list but rather to indicate examples 

of projects considered in the preliminary modeling, results of which are summarized later in 

the discussion. The comment requests a clarification of the different cumulative project lists 

between page 16-30 and 16-31. Because of the differences in the location of potential 

connection points to the sewer conveyance system from ongoing and future projects, 

different projects are discussed as potentially contributing flows at different points in the 

existing system. The comment states it is unclear what flow conditions are being represented 

in the last sentence. The last sentence summarizes the preliminary modeling results. More 

detailed information, separated by average dry weather flows and peak wet weather flows is 

provided in the paragraphs following the one cited by the comment.  

The commenter requests clarification regarding the conclusion in Cumulative Impact 16-8 on 

page 16-30, because of the conclusions in the hydraulic analysis conducted by Farr West 

Engineering (NCSD 2015b). This paragraph is revised as follows to address the comment: 

The TSD wastewater conveyance system in this area is currently able to serve 

existing wastewater flows during ADWF and PWWF. The preliminary results from 

modeling of project flows in addition to flows from buildout of other cumulative 

projects indicate that additional segments of the TSD system would reach capacity, 

and there could be overflow in some pipes. In spite of fees that would be required to 

pay for the additional operation and maintenance costs generated by this additional 

demand Although cumulative projects and the proposed project would be required to 

comply with terms and conditions of the applicable service contract, which would 

include, among other things, payment of one-time fees for connection to the TSD 

system, as well as regular user fees and surcharges in lieu of property taxes for 

ongoing operation and maintenance, this would be a significant cumulative impact. 

Because it is not known at exactly what point during development of the project when 

the TSD system would reach capacity, additional flows from the proposed project 

could be added to the TSD system when it is near or at capacity, resulting in 

overflows prior to buildout of the project. The project would make a considerable 

contribution to the cumulative impact on wastewater conveyance in the TSD system. 
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LA7-32 The comment asks for clarification of the term, “in spite of fees, in paragraph 5 on page 16-

30 of the Draft EIR (under Cumulative Impact 16-8). The text of this paragraph is revised as 

shown in response to comment LA7-31, above. 

LA7-33 The commenter explains that the TSD-NCSD contract cannot be amended, but rather a new 

contract would be necessary. In response, the text of paragraph 6 on pages 16-30 and 16-

31 of the Draft EIR (under Cumulative Impact 16-8) is revised as follows: 

The PDWF at buildout of the NCSD service area, the TSD service area served by the 

MVI, and MVWPSP is 2,743 gpm (Tresan, pers. comm., 2015c). The PWWF at 

buildout of the NCSD service area, the TSD service area served by the MVI, and 

MVWPSP is 3,842 gpm. Flows from buildout of the existing service area for the MVI 

and from the MVWPSP would result in approximately 5,500 linear feet of the MVI 

surcharging or overflowing. The existing agreement for conveyance via TSD 

infrastructure only allows for wastewater flows generated from development within 

the existing NCSD service boundary (TSD 2014). To provide wastewater collection 

and conveyance services to the MVWPSP, NCSD would enter into a new contract 

amend its contract with TSD to include collection and conveyance of wastewater from 

the West Parcel development area, which is currently outside the NCSD service 

boundary, but proposed to be annexed. The West Parcel development area is 

currently outside the NCSD service boundary, but proposed to annexed, and a new 

service contract between NCSD and TSD would be required following annexation. The 

proposed project would also be required to comply with terms and conditions of the 

new service contract between NCSD and TSD, which would include, among other 

things, payment of one-time fees for connection to the TSD system, as well as regular 

user fees and surcharges in lieu of property taxes for ongoing operation and 

maintenance. Under the service contract between NCSD and TSD for service to the 

project area, NCSD would collect these fees and transfer them to TSD. pay fees for 

connection to the TSD system that would go toward operating and maintenance 

costs. Until the evaluation of capacity in the TSD line on Truckee-Tahoe Airport Road 

and connecting to the TRI is completed, the ability of the line to accommodate 

project-generated wastewater is unknown. Based on TSD’s capacity analysis, project-

generated flows along with flows from other anticipated developments would exceed 

the capacity of the existing TSD MVI pipeline (Tresan, pers. comm., 2015c)  

LA7-34 The comment requests revision of the text in paragraph 6 on pages 16-30 and 16-31 of the 

Draft EIR (under Cumulative Impact 16-8) to reflect that the TSD capacity analysis was 

completed and that project-generated flows along with flows from other anticipated 

developments would exceed the capacity of the existing TSD MVI pipeline. In response, the 

text of paragraph 6 on pages 16-30 and 16-31 of the Draft EIR (under Cumulative Impact 16-

8) is revised as shown in response to comment LA7-33, above. 

LA7-35 The comment requests revision of Cumulative Mitigation Measure 16-8b, on pages 16-31 

and 16-32 of the Draft EIR, regarding payment of fair share funding to NCSD and TSD. In 

response, the first paragraph under Cumulative Mitigation Measure 16-8b is revised as 

follows: 

Prior to the Placer County Subsequent Conformity Review Process environmental 

determination for each development entitlement following Specific Plan approval, the 

project applicant shall coordinate with TSD to determine the wastewater conveyance 

demand at buildout of each proposed development entitlement and provide the 

County with a copy of the coordination. If TSD finds that project-generated peak 

wastewater flows exceed the capacity of the TSD line between the NCSD outfall at 

Truckee-Tahoe Airport Road and the TRI, NCSD and TSD shall develop plans for and 

construct improvements that would allow for conveyance of buildout wastewater 
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flows. The improvements shall be constructed to meet peak wet weather flows of 

520 gpm, or flows determined by final design plans, in the sewer line from the NCSD 

outfall to the TRI. The plans shall identify the timing of the improvements, and that 

the capacity of the lines will be available when needed by project development. Prior 

to Improvement Plan approval, the project applicant shall provide evidence of 

payment to NCSD and TSD for fair share funding or show the construction of the 

improvements, to be determined in coordination with NCSD and TSD, which would 

provide sufficient capacity to the satisfaction of NCSD and TSD.  

LA7-36 The comment requests the addition of the following language to Cumulative Mitigation 

Measure 16-8b, on page 16-32 of the Draft EIR, regarding submittal of a will-serve letter 

from TSD prior to issuance of building permits. As noted above in response to comment LA7-

21, NCSD has separate agreements with TSD and TTSA. To reflect this, the following text is 

added to page 16-32 after the three bulleted items: 

Improvements shall include:  

 Providing onsite wastewater detention facilities, such as enlarged pipes, vaults, 

or tanks, such that conveyance can be timed to coincide with off-peak conditions 

when the TSD line has sufficient capacity; or  

 Replacing the existing TSD line with a larger sewer line that increases capacity to 

serve future demand for wastewater conveyance; or  

 Installing an additional line parallel to the existing TSD line that increases 

capacity to serve future demand for wastewater conveyance.  

The developer of any project within the MVWPSP area shall be required, as part of 

the Placer County Subsequent Conformity Review Process and/or tentative map 

approval process, to submit a will-serve letter from NCSD prior to approval of 

improvement plans and/or prior to recordation of small lot final maps.  

LA7-37 The comment requests clarification of text in the first bullet point under Cumulative 

Mitigation Measure 16-8a on page 16-31 of the Draft EIR. In response, this bullet point is 

revised as follows: 

 With MVWPSP sewer flows into the golf course siphon at manhole 237 under 

Sewer Option 1, construction of and Sewer Option 2, upsize approximately 6,450 

linear feet of the existing 8-inch siphon line through the golf course to 16-inch, 

and upsize approximately 11,500 linear feet of the existing 8-inch 267-TSD 

siphon line to 16-inch; and  

LA7-38 The comment states that installation of a parallel pipeline to the existing TSD MVI is not 

possible without increasing the size of TSD’s easement, which is currently 15 feet wide, and 

that construction would require temporary construction easements from surrounding 

property owners. In response, this mitigation measure is revised as follows: 

Cumulative Mitigation Measure 16-8b: Ensure sufficient capacity in TSD lines  
Prior to the Placer County Subsequent Conformity Review Process environmental 

determination for each development entitlement following Specific Plan approval, the 

project applicant shall coordinate with TSD to determine the wastewater conveyance 

demand at buildout of each proposed development entitlement and provide the 

County with a copy of the coordination. If TSD finds that project-generated peak 

wastewater flows exceed the capacity of the TSD line between the NCSD outfall at 
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Truckee-Tahoe Airport Road and the TRI, NCSD and TSD shall develop plans for and 

construct improvements that would allow for conveyance of buildout wastewater 

flows. The improvements shall be constructed to meet peak wet weather flows of 

520 gpm, or flows determined by final design plans, in the sewer line from the NCSD 

outfall to the TRI. The plans shall identify the timing of the improvements, and that 

the capacity of the lines will be available when needed by project development. Prior 

to Improvement Plan approval, the project applicant shall provide evidence of 

payment to NCSD for fair share funding or show the construction of the 

improvements, to be determined in coordination with NCSD and TSD, which would 

provide sufficient capacity to the satisfaction of NCSD and TSD. Fair share funding or 

construction of the improvements by the project applicant shall also account for any 

additional permanent and/or temporary easements. Improvements shall include:  

 Providing onsite wastewater detention facilities, such as enlarged pipes, vaults, 

or tanks, such that conveyance can be timed to coincide with off-peak conditions 

when the TSD line has sufficient capacity; or  

 Replacing the existing TSD line with a larger sewer line that increases capacity to 

serve future demand for wastewater conveyance; or  

 Installing an additional line parallel to the existing TSD line that increases 

capacity to serve future demand for wastewater conveyance.  

LA7-39 The comment questions whether the improvements to wastewater conveyance facilities 

required by Cumulative Mitigation Measure 16-8b (page 16-32 of the Draft EIR) would 

indirectly induce growth. See Section 20.3 of the Draft EIR, “Growth-Inducing Impacts.” The 

project-related increase in demand for utilities, including wastewater service, is discussed 

therein. Specifically, this section states: 

In particular, considering existing Northstar Community Services District (NCSD) 

service area wastewater flows, flows from buildout of the NCSD service area, and the 

addition of flows from the proposed MVWPSP development, the wastewater 

collection and conveyance system would be at capacity or would exceed capacity. 

Therefore, the MVWPSP would develop an agreement with NCSD for sewer system 

improvement plans and contribution of fair-share funding for their implementation. 

However, the MVWPSP would not include or fund the installation of utilities sized to 

accommodate growth beyond that which would occur due to growth that is already 

planned. Furthermore, the MVWPSP would not extend infrastructure (utilities or 

roadways) beyond the West Parcel, existing rights of way (e.g., SR 267, Highlands 

View Road, Northstar Drive, Truckee Tahoe Airport Road) or existing developed areas 

(Northstar Resort and Town of Truckee). 
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LA8 
Truckee Tahoe Airport District 

Kevin Smith, General Manager 

December 18, 2015 

 

LA8-1 The comment notes the technical accuracy of the Draft EIR responses to the Truckee Tahoe 

Airport District’s (TTAD’s) December 5, 2014 scoping comment letter in Draft EIR Chapters 5 

and 13. The comment is an introductory statement to more detailed comments in the letter.  

LA8-2 The comment explains that TTAD is updating its Airport Master Plan, which will trigger a 

change in the Truckee-Tahoe Airport Land Use Compatibility Plan (TTALUCP). The County and 

applicant are aware of this update and will monitor changes in the TTALUCP as consideration 

of MVWPSP approval is conducted and as future planning efforts proceed.  

As indicated in the comment, the proposed TTAD Master Plan would not directly affect either 

the West or East Parcels. As stated on page 18-13 of the Draft EIR, the West Parcel is not 

within the Compatibility Map of the adopted TTALUCP. The West Parcel is entirely outside of 

the Airport Influence Area Boundary, as shown on the Figure 2A of the adopted TTALUCP. The 

northwest boundary of the East Parcel does fall within the southeastern edge of the TTALUCP 

Zone E, which is defined as “Other Airport Environs.” Residential development is allowed 

within this zone, but large gathering spaces, such as stadiums and concert halls are 

discouraged. The MVWPSP proposes conservation of the entire East Parcel in perpetuity, as 

well as reducing potential units by 600. This would not change under the proposed TTAD 

Master Plan. In addition, the MVWP supports one of the TTAD’s main missions, preservation 

of open space, as outlined on their website, by placing the East Parcel in conservation. As 

TTAD states, “securing open space around the District, we remove the future impacts that 

the Airport may have had on developments.” 

LA8-3 The TTAD intends to pursue aviation easements with project developers for all property sales 

in the MVWPSP, in conjunction with specific noticing at purchase regarding the property 

being in proximity to the Truckee-Tahoe Airport. As stated in response to comment LA8-2, no 

part of the West Parcel is located within the existing or future Airport Influence Boundary. As 

stated on page 35 of the TTAD Master Plan Mitigated Negative Declaration (MND), the 65 

CNEL noise contour would be located entirely within the airport under the proposed update, 

with the exception of a small area north of the approach end of Runway 20, which is not in 

proximity to the West Parcel (Mead and Hunt 2015a). While only 65 CNEL contours are 

described in the MND, the West Parcel is not located within the 55 CNEL noise contour 

shown for the adopted TTALUCP (Foothill Airport Land Use Commission 2004). Because 

noise levels from the airport would be within adopted standards, there would not be a 

significant impact on project occupants associated with airplane noise. Occupants might 

hear planes flying overhead but such noise would be intermittent. For these reasons, an 

avigation easement is not needed or required for the project.  

Home buyers within the project site would be notified of the presence of the airport, as 

required by California Civil Code Sections 1103.4 and 1102.17. Under California Bureau of 

Real Estate procedures, during escrow of a property, a Natural Hazard Disclosure is executed 

by the buyer. This disclosure has a dedicated section that informs the buyer if any regional 

airport is located in the area, and of the possibility of associated noise. 

LA8-4 As noted by TTAD, Brockway Summit is a common arrival/departure corridor for air traffic 

entering/departing the Truckee-Tahoe Airport to/from the south. TTAD notes that aircraft 

may cross the ridgeline at as low as 500 feet above ground level or lower and still be 

compliant with Federal Aviation Administration (FAA) Regulations. As stated on page 13-14 of 

the Draft EIR (see Section 13.5.3), no part of the West Parcel, where all residential 

development would occur, is located within the existing or future Airport Influence Boundary. 
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As shown in Exhibit 3-4 on page 3-8 of the Draft EIR, Brockway Summit is located 

approximately 4,200 feet from the West Parcel where residences may be located. Further, 

TTAD implements Fly Quiet Procedures, including a voluntary no-fly curfew from 10:00 p.m. 

to 7:00 a.m. daily and limited hours of service to fuel to discourage night operations. See 

also responses to comment LA8-3. 

LA8-5 The County and applicant note TTAD’s reference to its efforts to promote Fly Quiet 

Procedures, including the voluntary NO FLY curfew from 10 p.m. to 7 a.m. daily. It is further 

noted that TTAD limits the hours of service and fuel to discourage night operations, but that 

TTAD does not have authority to regulate where aircraft fly once they are airborne. Please 

also see response to comment LA8-3. 

LA8-6 The County and applicant acknowledge that the Truckee-Tahoe Airport is a federally obligated 

airport that operates under the regulations and standards of the FAA, and that it must be 

able to satisfy the FAA Grant Assurances. The comment does not indicate whether or how the 

project would affect the ability of TTAD to comply with the referenced assurances, or why 

such compliance is an environmental effect subject to CEQA. 

LA8-7 The County and applicant note TTAD’s good neighbor policy and Airport Community Advisory 

Team (ACAT). The County will continue to work with and consider recommendations from the 

ACAT. 

LA8-8 The comment suggests that the MVWPSP would influence air traffic operations at the 

Truckee Tahoe Airport and requests analysis and mitigation to address additional aircraft 

overflight on existing and new residences. The TTAD Master Plan MND forecasts an increase 

in airport operations through 2025 (Table 1 on page 2). This information was used in the 

noise analysis for the TTAD Master Plan. According to the MND, all noise impacts associated 

with the proposed Master Plan would be less than significant except for construction noise, 

which could be mitigated to a less-than-significant level. 

The Demand Drivers Study referenced in the comment concludes that operation of the 

Truckee airport is in line with national trends and that the most important reason to use the 

airport is proximity to where passengers and pilots want to go, whether for recreational or 

residential reasons. According to the study, the lifestyle of the Truckee area is a primary 

driving factor for use of the Truckee airport, and people have the option to fly into the area 

and use the airport (Mead and Hunt 2015b). 

The comment does not provide evidence that the project would increase flights to the 

Truckee Airport beyond the levels evaluated in the TTAD Master Plan MND. As discussed in 

the “Research Methodology” of the report, while correlation can indicate possible 

interrelatedness of two variables, it does not imply causality. Rather, the results of the report 

help direct further research into what is driving demand for based aircraft at the airport. 

While the comment states that the study essentially concludes that that higher end home 

sales influence air traffic operations at the Truckee Tahoe Airport, it should be noted that the 

study itself states that correlation suggests (but does not outright confirm) that activity at the 

airport grows and declines with various external factors, including housing units sold. While 

the proposed project would bring a new population into the Martis Valley, and some of those 

people may choose to fly into the airport, as described in Impact 6-2 of the Draft EIR, the 

project would not increase the anticipated levels of growth anticipated in the Martis Valley 

Community Plan.  

LA8-9 The comment inquires whether the County anticipates conflicts between the new home 

owners at Brockway Summit and aircraft noise. As explained on page 13-14 of the Draft EIR, 

Section 13.5.3, “Issues Dismissed from Further Consideration,” which is revised as shown in 

response to comment LA8-4, above, the County does not anticipate conflicts between 
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potential future homeowners and aircraft noise. The project would not locate any new 

residences on Brockway Summit; therefore, no such conflict is anticipated.  

Regarding the acquisition of property by the airport or others to preclude noise conflicts, the 

MVWPSP would further this goal by making the East Parcel, which is more proximate to the 

airport than the West Parcel, available for acquisition/conservation in perpetuity and 

reducing by 600 units the total number of units that could be built in the Martis Valley. 

Further, a portion of County property taxes collected within the TTAD boundaries are provided 

to TTAD. These funds pay for operations shortfalls, noise mitigation, capital projects, land 

acquisition and other budget items (TTAD 2016). Because it is based on property taxes, 

homeowners with more expensive properties will contribute more toward airport finances, 

including funding of noise mitigation.  

The comments provided in this letter that relate to Tahoe-Truckee Airport operations and 

recommendations regarding the MVWPSP rather than the content, analysis, or conclusions in 

the Draft EIR will be taken into consideration by the Placer County Planning Commission and 

Board of Supervisors when making decisions regarding the project. 


